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12874 VISCAINO - LANDSCAPE PLANS
APPLICABLE CODES:
2019 CALIFORNIA ADMINISTRATIVE CODE
2019CALIFORNIA BUILDING CODE
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA ELECTRIC CODE
2019 CALIFORNIA RESIDENTIAL CODE
2019 CALIFORNIA ENERGY CODE
2019 CALIFORNIA GREEN BUILDING STANDARDS CODE
2019 CALIFORNIA FIRE CODE
2019 CALIFORNIA EXISTING BUILDING CODE
2019 CALIFORNIA REFERENCED STANDARDS CODE
THE LOS ALTOS HILLS MUNICIPAL CODE (LHMC)
ALONG WITH ALL OTHER LOCAL AND STATE LAWS AND REGULATIONS.

ADOPTION OF THE 2019 EDITION OF THE CALIFORNIA STATE BUILDING CODES, TITLE 24,
CALIFORNIA CODE OF REGULATIONS IS MANDATED BY PART 2.5 OF DIVISION 13 OF THE
CALIFORNIA HEALTH & SAFETY CODE (SECTION 18901 ET SEQ.) THE FOLLOWING LOCAL
AMENDMENTS TO THE CALIFORNIA STATE BUILDING CODES WERE FILED WITH THE
BUILDING STANDARDS COMMISSION.

GENERAL NOTES:
1. ALL DETAILS, MATERIALS, FINISHES AND ASSEMBLIES ARE NOT NECESSARILY SHOWN.
THESE FINAL FINISH DETAILS INCLUDING CASEWORK AND MATERIAL SELECTIONS WILL BE
COORDINATED BY THE OWNER.

2. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE CALIFORNIA BUILDING CODE,
APPLICABLE EDITION, THE TOWN OF LOS ALTOS HILLS STANDARD PLANS AND
SPECIFICATIONS, AND ALL OTHER PERTINENT CODES, LAWS AND REQUIREMENTS OF THE
LOCAL BUILDING OFFICIALS, WHETHER OR NOT SPECIFICALLY SHOWN ON THESE
DOCUMENTS. CONTACT ENVISUALITY GROUP INC. IF CONDITIONS OR OTHER
CIRCUMSTANCES REQUIRE CHANGES IN THE WORK SHOWN, OR REQUIRE CLARIFICATION.
ALL WORK SHALL BE DONE IN A HIGH QUALITY MANNER, ACCORDING TO THE PREVAILING
STANDARDS OF THE INDUSTRY FOR EACH TRADE.

3. THE CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS, EQUIPMENT, SUPERVISION
AND CLEAN-UP TO ACCOMPLISH ALL OF THE WORK SHOWN, INCLUDING ALL WARRANTIES
AND INSTRUCTIONS, TO PROVIDE A COMPLETE WORKING INSTALLATION, AND TO LEAVE
THE OWNER WITH AN APPROVED PRODUCT.

4. CONTRACTOR SHALL ASSUME COMPLETE AND SOLE RESPONSIBILITY FOR MEANS AND
METHODS OF CONSTRUCTION, AND FOR ALL SAFETY MEASURES TO PROTECT ALL
PROPERTY, PERSONNEL AND THIRD PARTIES FROM DAMAGE OR INJURY. THIS
RESPONSIBILITY SHALL BE CONTINUOUS AND NOT SOLELY DURING WORKING HOURS.
CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD HARMLESS ENVISUALITY GROUP
INC., THE TOWN OF LOS ALTOS HILLS, AND RELATED ENGINEERS FROM ANY CLAIMS OF
LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF HIS WORK
ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF
ENVISUALITY GROUP INC. AND RELATED ENGINEERS.

5. THESE DOCUMENTS DO NOT CONTAIN PROVISIONS FOR THE HANDLING OR REMOVAL
OF ANY HAZARDOUS MATERIALS. SHOULD ANY SUCH MATERIALS BE SUSPECTED OR
ENCOUNTERED, SPECIALISTS SHALL BE CALLED IN TO MAKE RECOMMENDATIONS.

6. PROVIDE ALL MANDATORY FEATURES REQUIRED BY THE T-24 ENERGY CODE,
INCLUDING WEATHER-STRIPPING, BUILDING INSULATION, PIPE INSULATION, LIGHTING AND
APPLIANCE MEASURES, AND OTHER FEATURES REQUIRED BY TITLE 24 OR OTHER STATE,
FEDERAL OF LOCAL CODES.

7. NO PERSON SHALL ERECT (INCLUDING EXCAVATION AND GRADING), DEMOLISH, ALTER
OR REPAIR ANY BUILDING OR STRUCTURE OTHER THAN BETWEEN THE HOURS
PERMITTED BY THE TOWN OF LOS ALTOS HILLS.

PROJECT DESCRIPTION:

THE PROJECT PROPOSES THE LANDSCAPE PLANTING PLAN FOR THE "SCREENING
HEARING" FOR AN APPROVED SINGLE-FAMILY HOME DEMO/REBUILD AND A NEW SWIMMING
POOL.

APN:          175-550-05

OCCUPANCY GROUP:      R-3 (RESIDENTIAL) / U (UTILITY & MISC.)

CONSTRUCTION TYPE:     TYPE V-B (SPRINKLERED)

ZONING DISTRICT: RA

LOT AREA:        73,747 SF

MAX FAR:        0.45

MAX FLOOR AREA: 5,800 SF (5,000 SF PRIMARY, 800 SF ADU)

EXISTING FLOOR AREA: 2,761 SF
 GARAGE: 0 SF 
 GROUND FLOOR: 2,101 SF
 SECOND FLOOR: 660 SF

ADDITIONAL FLOOR AREA: 1,909 SF
 GARAGE: 448 SF 
 GROUND FLOOR: 512 SF
 SECOND FLOOR: 915 SF

ACCESSORY DWELLING UNIT: 1,164 SF

PROPOSED FLOOR AREA: 5,800 SF
 GARAGE: 448 SF 
 GROUND FLOOR: 2,613 SF
 SECOND FLOOR: 1,575 SF
 ACCESSORY DWELLING UNIT: 1,164 SF

PROPOSED LIVABLE FLOOR AREA: 5,352 SF

MAX HEIGHT LIMIT:      27'

PROPOSED HEIGHT:      27'- 0"

SETBACKS*:
 MIN. FRONT:        40'
 MIN. REAR:       30'
 MIN. SIDE, INTERIOR:     30'
 
SLOPE AWAY FROM BUILDING: 5%

 *(NOTE: PROJECT COMPLIES WITH ALL SETBACKS)

MAX DEVELOPMENT AREA:    7,500

PROPOSED DEVELOPMENT AREA:   7,453

DRAWING INDEX:

CONSTRUCTION SITE FIRE SAFETY:
ALL CONSTRUCTION SITES MUST COMPLY WITH APPLICABLE
PROVISIONS OF THE CFC CHAPTER 33 AND COUNTY OF SANTA
CLARA FIRE DEPARTMENT STANDARD DETAIL AND
SPECIFICATION S1-7.

VEGETATION MANAGEMENT:
PRIOR TO BUILDING PERMIT FINAL APPROVAL, THE PROPERTY
SHALL BE IN COMPLIANCE WITH THE VEGETATION
MANAGEMENT REQUIREMENTS PRESCRIBED IN CALIFORNIA
FIRE CODE SECTION 4906, INCLUDING CALIFORNIA PUBLIC
RESOURCE CODE 4291 OR CALIFORNIA GOVERNMENT CODE
SECTION 51182 PER CRC R337.1.5
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GRADING & DRAINAGE NOTES: NOTE:  THIS DRAWING IS APPROVED SUBJECT TO: 1. ALL GRADING IS SUBJECT TO OBSERVATION BY THE CITY.  PERMITTEE OR ALL GRADING IS SUBJECT TO OBSERVATION BY THE CITY.  PERMITTEE OR REPRESENTATIVE SHALL NOTIFY THE CITY OF LOS ALTOS HILLS DEPARTMENT OF PUBLIC WORKS PROJECT INSPECTOR AT LEAST 48 HOURS BEFORE START OF ANY GRADING. 2.  APPROVAL OF THIS PLAN APPLIES ONLY TO (A) THE EXCAVATION, PLACEMENT, APPROVAL OF THIS PLAN APPLIES ONLY TO (A) THE EXCAVATION, PLACEMENT, AND COMPACTION OF NATURAL EARTH MATERIALS, (B) THE  INSTALLATION OF ON-SITE (I.E. PRIVATE PROPERTY) STORM WATER CONVEYANCE AND TREATMENT FACILITIES THAT ARE OUTSIDE OF THE 5-FOOT BUILDING ENVELOPE, AND (C) THE INSTALLATION OF RETAINING STRUCTURES.  THIS APPROVAL DOES NOT CONFER ANY RIGHTS OF ENTRY TO EITHER PUBLIC PROPERTY OR THE PRIVATE PROPERTY OF OTHERS.  APPROVAL OF THIS PLAN ALSO DOES NOT CONSTITUTE APPROVAL OF ANY IMPROVEMENTS WITH THE EXCEPTION OF THOSE LISTED ABOVE.  PROPOSED IMPROVEMENTS, WITH THE EXCEPTION OF THOSE LISTED ABOVE, ARE SUBJECT TO REVIEW AND APPROVAL BY THE RESPONSIBLE AUTHORITIES AND ALL OTHER REQUIRED PERMITS SHALL BE OBTAINED. 3.  UNLESS OTHERWISE NOTED ON THE PLAN, ANY DEPICTION OF A RETAINING UNLESS OTHERWISE NOTED ON THE PLAN, ANY DEPICTION OF A RETAINING STRUCTURE ON THIS PLAN SHALL NOT CONSTITUTE APPROVAL FOR CONSTRUCTION OF THE RETAINING STRUCTURE UNLESS A SEPARATE STRUCTURAL REVIEW, BY THE DEPARTMENT OF PUBLIC WORKS IS COMPLETED AND APPROVED. 4.  IT SHALL BE THE RESPONSIBILITY OF THE PERMITTEE OR AGENT TO IDENTIFY, IT SHALL BE THE RESPONSIBILITY OF THE PERMITTEE OR AGENT TO IDENTIFY, LOCATE AND PROTECT ALL UNDERGROUND FACILITIES. 5.  THE PERMITTEE OR AGENT SHALL MAINTAIN THE STREETS, SIDEWALKS AND ALL THE PERMITTEE OR AGENT SHALL MAINTAIN THE STREETS, SIDEWALKS AND ALL OTHER PUBLIC RIGHTS-OF-WAY IN A CLEAN, SAFE AND USABLE CONDITION.  ALL SPILLS OF SOIL, ROCK OR CONSTRUCTION DEBRIS SHALL BE REMOVED FROM THE PUBLICLY OWNED PROPERTY DURING CONSTRUCTION AND UPON COMPLETION OF THE PROJECT.  ALL ADJACENT PROPERTY, PRIVATE OR PUBLIC SHALL BE MAINTAINED IN A CLEAN, SAFE AND USABLE CONDITION. 6. ALL GRADING SHALL BE PERFORMED IN SUCH A MANNER AS TO COMPLY WITH ALL GRADING SHALL BE PERFORMED IN SUCH A MANNER AS TO COMPLY WITH THE STANDARDS ESTABLISHED BY THE AIR QUALITY MANAGEMENT DISTRICT FOR AIRBORNE PARTICULATES. 7. IN THE EVENT THAT HUMAN REMAINS AND/OR CULTURAL MATERIALS ARE FOUND, IN THE EVENT THAT HUMAN REMAINS AND/OR CULTURAL MATERIALS ARE FOUND, ALL PROJECT-RELATED CONSTRUCTION SHOULD CEASE WITHIN A 100-FOOT RADIUS. THE CONTRACTOR SHALL, PURSUANT TO SECTION 7050.5 OF THE HEALTH AND SAFETY CODE, AND SECTION 5097.94 OF THE PUBLIC RESOURCES CODE OF THE STATE OF CALIFORNIA, NOTIFY THE MARIN COUNTY CORONER IMMEDIATELY. 8. THIS PLAN DOES NOT APPROVE THE REMOVAL OF TREES.  APPROPRIATE TREE THIS PLAN DOES NOT APPROVE THE REMOVAL OF TREES.  APPROPRIATE TREE REMOVAL PERMITS AND METHODS OF TREE PRESERVATION SHOULD BE OBTAINED FROM THE CITY'S PLANNING DEPARTMENT AND THE CITY ARBORIST. 9. FOR NON-RESIDENTIAL PROJECTS, ANY NON-HAZARDOUS EXPORT RESULTING FOR NON-RESIDENTIAL PROJECTS, ANY NON-HAZARDOUS EXPORT RESULTING FROM PROJECT RELATED EXCAVATION OR LAND CLEARING SHALL BE 100% REUSED AND RECYCLED PER CALIFORNIA GREEN BUILDING STANDARDS CODE SECTION 5.408. 10. ALL GRADING WORK SHALL CONFORM TO THE RECOMMENDATIONS OF THE ALL GRADING WORK SHALL CONFORM TO THE RECOMMENDATIONS OF THE PROJECT GEOTECHNICAL REPORT AND/OR THE PROJECT SOIL ENGINEER. ALL GRADING WORK SHALL BE OBSERVED AND APPROVED BY THE SOIL ENGINEER. 11. THE SOIL ENGINEER SHALL BE NOTIFIED AT LEAST 48 HOURS BEFORE THE SOIL ENGINEER SHALL BE NOTIFIED AT LEAST 48 HOURS BEFORE BEGINNING ANY GRADING.  UNOBSERVED AND/OR UNAPPROVED GRADING WORK SHALL BE REMOVED AND REPLACED UNDER OBSERVATION. 12. PERIMETER BUILDING GRADES SHALL SLOPE AWAY FROM BUILDINGS AT LEAST 5% PERIMETER BUILDING GRADES SHALL SLOPE AWAY FROM BUILDINGS AT LEAST 5% MINIMUM 13. ALL DOWNSPOUTS SHALL HAVE SPLASH BOXES AS SHOWN ON THE GRADING ALL DOWNSPOUTS SHALL HAVE SPLASH BOXES AS SHOWN ON THE GRADING AND DRAINAGE PLAN. DIRECTION OF THE FLOW SHALL BE AWAY FROM THE BUILDING.
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ALL TOPOGRAPHIC FEATURES AND ELEVATIONS HAD BEEN TAKEN FROM SURVEYS BY OTHERS, PROVIDED BY THE OWNER
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PRIOR TO FINAL INSPECTION: 17. PRIOR TO REQUESTING THE FINAL INSPECTION, A REGISTERED CIVIL ENGINEER OR PRIOR TO REQUESTING THE FINAL INSPECTION, A REGISTERED CIVIL ENGINEER OR LICENSED LAND SURVEYOR SHALL CERTIFY IN WRITING AND STATE THAT "THE LOCATION OF THE RESIDENCE AND ROOF EAVES, ARE NO LESS THAN 40' FROM THE FRONT PROPERTY LINE AND 30' FROM THE SIDE AND REAR PROPERTY LINES."  THE ELEVATION OF THE NEW RESIDENCE MATCHES THE ELEVATION AND LOCATION SHOWN ON THE SITE DEVELOPMENT PLAN."   THE APPLICANT SHALL SUBMIT THE STAMPED AND SIGNED LETTER(S) TO THE PLANNING DEPARTMENT PRIOR TO REQUESTING A FINAL INSPECTION. 18. PRIOR TO REQUESTING THE FINAL INSPECTION, A REGISTERED CIVIL ENGINEER  PRIOR TO REQUESTING THE FINAL INSPECTION, A REGISTERED CIVIL ENGINEER  OR LICENSED LAND SURVEYOR SHALL CERTIFY IN -WRITING AND STATE THAT  "THE HEIGHT OF THE NEW RESIDENCE COMPLIES WITH THE 27' MAXIMUM   STRUCTURE HEIGHT, MEASURED AS THE VERTICAL DISTANCE AT ANY POINT FROM THE BOTTOM OF THE CRAWL SPACE OR BASEMENT CEILING IF EXCAVATED BELOW NATURAL GRADE, TO THE HIGHEST PART OF THE STRUCTURE DIRECTLY ABOVE (INCLUDING ROOF MATERIALS)." THE OVERALL STIUCTURE HEIGHT SHALL BE SIMILARLY CERTIFIED IN WRITING AND STATE THAT "ALL POINTS OF THE BUILDING (INCLUDING CHIMNEYS AND APPURTENANCES) LIE WITHIN A THIRTY-FIVE (35') FOOT HORIZONTAL BAND, AS MEASURED FROM THE LOWEST VISIBLE NATURAL OR FINISHED GRADE TOPOGRAPHICAL ELEVATION OF THE STRUCTURE ALONG THE BUILDING LINE TO THE HIGHEST TOPOGRAPHICAL ELEVATION OF THE ROOF OR THE TOP OF THE HIGHEST ROOF APPURTENANCE ON THE STRUCTURE." THE APPLICANT SHALL SUBMIT THE STAMPED AND SIGNED LETTER(S) TO THE PLANNING DEPARTMENT PRIOR TO REQUESTING A FINAL INSPECTION. 23.  THE PROPERTY OWNER SHALL INFORM THE TOWN OF ANY DAMAGE AND SHALL  THE PROPERTY OWNER SHALL INFORM THE TOWN OF ANY DAMAGE AND SHALL  REPAIR ANY DAMAGE CAUSED BY THE CONSTRUCTION OF THE PROJECT TO  PATHWAYS, PRIVATE DRIVEWAYS, AND PUBLIC AND PRIVATE ROADWAYS, PRIOR TO FINAL INSPECTION.  THE PROPERTY OWNER SHALL PROVIDE THE TOWN WITH  HIGH QUALITY COLOR PHOTOGRAPHS OF THE EXISTING CONDITIONS OF THE   QUALITY COLOR PHOTOGRAPHS OF THE EXISTING CONDITIONS OF THE  ROADWAYS AND PATHWAYS TWO WEEKS PRIOR TO ACCEPTANCE OFPLANSFOR  BUILDING PLAN CHECK. 24. ALL HYDRANT USE IS STRICTLY PROHIBITED BY THE PURISSIMA HILLS WATER  ALL HYDRANT USE IS STRICTLY PROHIBITED BY THE PURISSIMA HILLS WATER  DISTRICT.  A PERMIT FOR OBTAINING WATER FOR GRADING AND CONSTRUCTION  PURPOSES MUST BE OBTAINED FROM THE PURISSIMA HILLS WATER DISTRICT AND SUBMITTED FOR APPROVAL TO THE TOWN ENGINEERING DEPARTMENT PRIOR TO  ACCEPTANCE OF PLANS FOR BUILDING CHECK. THE PERMIT WILL AUTHORIZE THE USE OF WATER FROM SPECIFIC ON-SITE OR OFF-SITE WATER SOURCES.  25. THE ENGINEER OF RECORD SHALL OBSERVE THE INSTALLATION OF THE DRAINAGE THE ENGINEER OF RECORD SHALL OBSERVE THE INSTALLATION OF THE DRAINAGE SYSTEM, CONSTRUCTION OF THE ENERGY DISSIPATORS, AND COMPLETION OF THE GRADING ACTIVITIES AND STATE THAT ITEMS HAVE BEEN INSTALLED AND   CONSTRUCTED  PER THE APPROVED  PLANS.   A STAMPED  AND SIGNED   LETTER SHALL BE PREPARED AND SUBMITTED TO THE TOWN PRIOR TO FINAL  INSPECTION. 26. ALL AREAS ON THE SITE THAT HAVE THE NATIVE SOIL DISTURBED SHALL BE  ALL AREAS ON THE SITE THAT HAVE THE NATIVE SOIL DISTURBED SHALL BE  PROTECTED FOR EROSION CONTROL DURING THE RAINY SEASON AND SHALL BE REPLANTED PRIOR TO FINAL INSPECTION. 27. THE DRIVEWAY SHALL BE REQUIRED TO BE FULLY CONSTRUCTED TO THE   THE DRIVEWAY SHALL BE REQUIRED TO BE FULLY CONSTRUCTED TO THE   SATISFACTION OF THE CITY ENGINEER, PRIOR TO FINAL INSPECTION.
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ENGINEERING DEPARTMENT: 19. ANY AND ALL CHANGES TO THE-APPROVED GRADING AND DRAINAGE PLAN SHALL ANY AND ALL CHANGES TO THE-APPROVED GRADING AND DRAINAGE PLAN SHALL FIRST BE APPROVED BY THE TOWN ENGINEERING DEPARTMENT. NO GRADING  SHALL TAKE PLACE DURING THE GRADING MORATORIUM (OCTOBER 1ST TO APRIL 30TH) EXCEPT WITH PRIOR APPROVAL FROM THE CITY ENGINEER. NO GRADING  SHALL TAKE PLACE WITHIN TEN FEET OF ANY PROPERTY LINE.                                       
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FIRE DEPARTMENT: 29. PROVIDE AN ACCESS DRIVEWAY WITH A MINIMUM 14-FOOT WIDTH.  THE   PROVIDE AN ACCESS DRIVEWAY WITH A MINIMUM 14-FOOT WIDTH.  THE   DRIVEWAY SHALL BE PAVED WITH AN ALL-WEATHER SURFACE ACCEPTABLE TO  THE FIRE DEPARTMENT. FOR ALTERNATIVE SURFACES SUCH AS TURF BLOCK, THE BOUNDARY EDGES OF THE ALTERNATE MATERIAL SHALL BE DELINEATED AS  APPROVED BY THE FIRE DEPARTMENT.  DELINEATION  SHALL BE BY CONCRETE CURBS, BORDERS,  POSTS OR OTHER MEANS THAT CLEARLY DELINEATE THE  LOCATION AND EXTENT OF THE DRIVING SURFACE. 30. AN APPROVED FIRE TURNAROUND SHALL BE PROVIDED WITH A MINIMUM RADIUS AN APPROVED FIRE TURNAROUND SHALL BE PROVIDED WITH A MINIMUM RADIUS OF 36 FEET OUTSIDE AND 23 FEET INSIDE. INSTALLATIONS SHALL CONFORM  WITH FIRE DEPARTMENT STANDARD DETAILS AND SPECIFICATIONS    D-1.CFC·SECTION 503. SECTION 503. 31.  ALL CONSTRUCTION SHALL COMPLY WITH APPLICABLE PROVISIONS OF THE CFC  CHAPTER 14 AND STANDARD DETAIL AND SPECIFICATIONS SI-7.
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CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING 
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SAFETY OF ALL PERSONS AND PROPERTY; THAT THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS; AND THAT THE CONTRACTOR 
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SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND THE ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION  WITH THE PERFORMANCE OF WORK 
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ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF THE OWNER OR THE ENGINEER.
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